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Washington   Street  in    Boston's  South    End   community   is  going  through  changes. 
The  economic  forces  that  have   rejuvinated   Downtown,    the  Back   Bay  and   much 
of  the  South    End   are   now   focussing   on   this   once   active   boulevard.      With 
vacant,    developable   land   in   scarce  supply  and   the  planned  demolition  of  the 
elevated   Orange   Line  the  climate  of  Washington   Street   is   now  conducive  for 
development.      The  problem   is  that  no  unified   vision  of  what  the  street  should 
be  exists. 

Washington   Street  has   lost   its   identity  as  a  major  thoroughfare   linking 
downtown   with   the  outlying   communities.      Despite   its   being   a  primary  mass 
transit  corridor   (or  because  of  this   fact  as  a   result  of  the  negative   impacts  of 
the  Orange   Line),    little  incentive  Ji*6  existed   to  develop  the  vacant   land  that 
perpetuates  the  corridor's   negative  impact.      This  condition    is  changing   as  the 
existing   stock  of  vacant  South    End   buildings   continues  to  be  renovated  and 
the  elevated  Orange   Line  is  ■*«— o«  demolished.      Washington   Street  is   now 
positioned  to  become  a  major  boulevard    in   the  South    End   community. 


The  purpose  of  this   study  is  to  evaluate  the  existing   conditions  and   planned 
improvements  for  Washington   Street,    set  these  conditions  within   the  changing 
framework  of  the   City  of  Boston   and  from  this   information   and  these  assump- 
tions  produce  an   urban   design    plan   for  future  development  along   this 
corridor.      The  primary  objective  is  to  preserve  the  existing   South    End 
context  of  Victorian  townhouses  and   commercial   and   institutional   structures. 
With  these  buildings  as  examples,    development  and   renovation   guidelines  can 
be  established  to  assure  that   new  structures  will   build   upon   and    reinforce  the 
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unique  urban   environment  that   is  the  South    End.      Under  this  plan,    Washington 
^        Street  would   be   reestablished  as  a  commercial/residential   boulevard  to  provide 
additional   housing  opportunities  to  the  city  and   provide  expanded   retail 
services  at  street   level.      The   retail   function   would   be  supported   by  the 
strengthened   housing   stock  and   the  planned   public  transit  improvements. 

Many  pieces  of  information   are   required   to  produce  this   revitaiization 
strategy.      Washington   Street  as   it   relates   to  the  South    End   and  the  trans- 
portation  network  of  the  entire  city  needs  to  be  addressed   to  understand  just 
how   it  fits   in.      Then   the  corridor   itself  with    its  variety  of  uses  and   buildings 
must  be   reviewed.      This  will   enable  a   vision   and    reuse  strategy  taking 
advantage  of  the   corridors    strengths   to   be   developed. 

Background 

Washington   Street  has   served   different  functions  throughout  its   history.      The 
original    neck,    Washington   Street   (Orange   Street)   was   the  only   land    route   into 
Boston.      Subsequent  development,    filling   and   roadway  construction   saw  the 
creation  of  the  South    End  of  Boston   with  Washington   Street  first  became   lined 
with   stately  mansions  and    later,    commercial   development,    apartment  buildings 
and   townhouses.      The   construction   of  the    Elevated    Transit   Line   at   the  turn 
of  the  century   indicated   that  Washington   Street  was   still   seen   as  a  major 
access  corridor  to  downtown.      By  the  middle  of  the  twentieth   century,    the 
South    End   and  Washington   Street   reflected   the  economic  and   physical   problems 
of  Boston.      The  buildings  of  the  South    End   had   been   worn  out,    deteriorated. 
This   immigrant  neighborhood   has   been   slow  to  benefit  from   Boston's   revival. 
However,    as  the   inner  neighborhoods  of  the   North    End,    Beacon   Hill,    Back 
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Bay  and  South    End   with    their   rich   architectural   qualities  and   unique  urban 
lifestyles   have  been    rehabilitated,    the  pendulum   is   now  swinging   toward 
Washington   Street. 


Vision 


Washington  Street  may  never   return   to  being   the  commercial   boulevard   it  once 
was  with    its  grand   hotels  and   mansions   but   it  can   become  an   urban   residential 
boulevard  for  the  South    End.      There  are  potentially  three  scenarios  that  can 
steer  the   redevelopment  of  this  corridor.      The  following   being  a  description 
of  each: 

1.  The  commercial   boulevard   envisioning   the  entire   length  of  Washington 
Street  with    retail   and   commercial    uses   at  grade   is   not   impossible, 
especially   if  the  mass   transit  access   is  maintained   and   improved   with 
more  frequent   stops.      Most  of  the   corridor   from   Chinatown   to   Dudley 
already   houses   this   use.      The  utilization   of  the  vacant  space  at  grade 
for  more   retail,    (particularly  catering   to  the  adjacent  community)   and 
expanding  the  commercial   activity  to  provide   incubator  office  space  for 
smaller  firms  with   new  upper  floor  space  being   created   for  housing  would 
complete   this   picture. 

2.  Residential/Commercial    Boulevard.      This  option   would   see  a  downscaling 
of  the  commercial   emphasis.      Retail   activity  would   be  concentrated  at 
heavily  travelled   intersections,    transit  stops  and   public   landmarks  which 
would   allow  the  vacant  developable  sites  and    rehabable  structures  to  be 
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utilized  for  mid-rise,    low-rise  housing.      With   good   mass  transit  access, 
open   space  amenities   and    local    retail   and   institutional    resources,    the 
corridor  would   reinforce  the   rich   urban   environment  of  the  South    End. 

3.        The   Residential    Boulevard.      The  difference  between   this  scenario  and 
the  commercial/residential   option   is  the  mass  transit  alternative.      The 
generous   right  of  way  created   by  the   removal  of  the  el   creates  the 
opportunity  to  develop  a   landscaped   boulevard  comparable  to  Commonwealth 
Avenue   in    the  Back   Bay.      A   tree   lined   median   with    rows  of  residential 
apartments  would   reflect  the   image  this   scenario  would   propose. 

In  effect,    Washington   Street  could   become  all   of  these  scenarios.      The 
corridor  already  has   an   unusual   diversity  of  uses  and   architectural 
forms,    each   segment  serving  a  different  function  much   the  same  as 
Massachusetts   Avenue  does   as   it  meanders   through   Cambridge.      The  one 
common   thread    is   Washington   Street   being   a   major   arterial    for   the  South 
End,    an   accessway  to  the  north   and   the  south.      To   reinforce  this   basic 
role,    the  existing   conditions  and   urban   structure  of  the  South    End  and 
this   corridor   will    be   highlighted   to   establish   a   framework   upon   which   a 
plan   can    be   based. 

Urban  Structure   -   The  South    End   and  Washington   Street 

The  physical    urban   structure  of  any  community  can   be  broken   down   into  two 
basic  components,    streets  and   buildings.      Consequently,    the  streets   (their 
level   of  circulation)   and  the  buildings   (their  use  and   form)   are  the  major 
components   needed   to  understand   how  the  community  works  and   what  development 
will    best   complement   the   existing    patterns.      The   unique   aspect  of  the  South 
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End   is   its  clear  deliniation  of  the   relationship  of  streets  and   buildings   into  a 
few  categories  or  typologies.      To   isolate  these  typologies,    the  following   section 
will   focus   on   the   types  of  streets   and   buildings   in   the   South    End.      By 
overlaying   the   two   pieces   of   information   the   urban   typologies   that  will    be  the 
key  to  the  infill    strategy  will   be  derived. 


Streets 


The   South    End's   development   in   the   19th   century   established   a   densely   built-up 
area  with   major  boulevards  extending   in   the  north-south   direction  and   tree- 
lined   residential   cross   streets  extending   east-west.      The  major  boulevards 
provided   access   to   the   central    business   district   and   outlying   areas   and 
initially  there  was   little  cross  traffic  as  the   railyards   to  the  west  and   the 
South    Bay   to  the   east   provided   strong   physical    boundaries.      The   boulevards 
became   mass   transit   corridors   and   a   focus   of   larger   residential/commercial 
buildings   while  the   grid   of  cross-streets   became   lined   with   three   and   four 
story  townhouses. 

The  street  organization   this  development  produced   can   be   seen   in   the  diagram 
below.      As   indicated,    a   major   east-west   boulevard   was   created   in   Massachusetts 
Avenue   (for  former   Chester   Park).      With   the   continued   growth   of  downtown 
and   decline  of  the   streetcar   network,    arteries   capable   of   handling   heavy 
volumes  of  vehicular  traffic  were  needed.      The  result  is  the  development  of 
Melnea   Cass   Boulevard,    the  Southeast   Expressway  and   the   Massachusetts 
Turnpike   (frontage)   roads.      These   roadways  can   be  differentiated   into  the 
following  types: 
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Peripheral    roadway   -   These  are   major   vehicular  circulation   arteries    -   that  are 
oriented  to   keep  traffic  off  South    End   streets   by  diverting   it  around  the 
residential   neighborhood.      Melnea   Cass,    South    East   Expressway  and   the 
turnpike  frontage   roads   (Marginal   and   Herald)   are  examples. 

Urban   arterial    -   These   streets   serve   both    inter-district  and   through   traffic. 
In  the  South    End   they   have  two  categories;    the   Radial   streets  which    runs 
north/south   provide  direct  access  to  downtown   and   Crosstown   Streets  which 
run   east/west.      Washington,    Tremont   and   Columbus   are   radial;    Massachusetts 
Avenue,    Dartmouth-Dedham,    and    Berkeley  are  crosstown. 

Local   feeder   -   These   streets   serve   as   access   streets   to   residential    streets, 
have   limited  capacity  and   are  short   in   distance  often   discontinuous.      Shawmut 
and  Warren   are  examples. 

Residential    street   -    These   streets   serve   as   accessways   to   residential    units   and 
are   not  meant   for   through   traffic.      Often   they   are   streets   that  after   short 
distances   reverse  directions  to  discourage  this   through   traffic. 

These   roadway   types   are  derived   from   both    regional   and    local    use,    and   each 
provide  a  climate  that  best  supports  certain   uses.      For  example,    a   residential 
street   has    limited   access   and   capacity   and   does   not   provide  a   major   pathway 
for   a    large   number  of  people.      As   a   result   the   residential    street   best   suits 
the  access   needs  of  low  density  housing,    not  commercial  or  other  higher 
density  uses.      The  townhouse  or  suburban   detached   home  which   has   limited 
access   requirements   is  the  building  type  developed  on  these  streets.      The 
resultant  typology  of  street  and   building   is   the   local    residential   street. 
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Buildings 

As   with   the   streets,    the   buildings   in   the   South    End   can   be   broken    into   a   few 
district  categories.      The   distinction   differentiating   buildings   are   based   on   the 
use  and   with   the   use   a   form   that   is   conducive   to   the   use.      This   use/form 
relationship   was   once   highly   desernable   but   since   the   1970's,    adaptive   reuse 
has   made   a   more   varied    range  of  building   forms   to   be   acceptable  for   similar 
uses.      As   a    result,    to   have   a   more   complete   range  of   buildings   typologies, 
both   the   building   form   and    use   need   to   be   studied.       First,    the   building   forms 
found    in   the  South    End   can   be   broken   down    into   three   categories: 

o      Low   density   -   typically   residential    buildings   of   1,000   to  2,000   square 

feet  per  floor  and   a  maximum  of  five  stories   in   height  (this   is   the  typical 
South    End   rowhouse). 

o     Mid-rise  density   -   buildings   under  10,000  square  feet  per  floor  and   up 
to   12  stories   (typically   less).      These  are  usually  either  apartment 
buildings   or   small   office   spaces. 

o      High   density    -   for   the   purpose  of  this   discussion   this   category   will    refer 
to   buildings   with    large   floor   plates;    those   exceeding    10,000   square   feet 
per  floor.      These   refer  to   institutional    uses,    manufacturing   facilities   and 
office  buildings. 

Relative  to  the  use  of  buildings   in   this   neighborhood,    we  are  most  concerned 
with    residential    activity   and   the   support   uses   that  allow  the   unique   urban 
character  of  the  South    End  to  exist.      The  density  of  development  has   resulted 
in   different   uses   to   be   in   close   proximity  to  one   another  with   minimal 
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separation   being  accomplished   both   vertically  and   horizontally.      This  close 
often  overlapping   relationship  was   necessary   in   the  urban   neighborhoods  of 
the   19th   century   where   accessibility   limitations   existed.      With   the   advent  of 
the  automobile  these  densities  were  no   longer  necessary.      But  this   is  where 
the   South    End's   uniqueness    lies   as   it  does   with   other   Boston    neighborhood 
residents   do   not   need   a   car,    they   have   a   choice.      Thus,    we   are   concerned 
with   the   preservation   of  choice,    the   provision   of  services    in   a   proximity   to 
residences   so   that   automobiles   are   not   required   to   buy   groceries,    or   take 
drycleaning . 

The  uses  fall    into  the  standard   planning   categories  and   are  delineated   as 
follows: 

o     Residential    -   non-transient  housing  of  all   types   including   townhouse, 
apartment  building,    congregate  and   lodging   houses. 

o      Retail    -   commercial   activity   related   to  the  provision  of  goods  and 

services.      This   includes   most  commercial   activities   such   as   legal   offices, 
architectural  firms,    and  doctor's  offices. 

o      Institutional    -   These   are   public   service  organizations   including    religious, 
medical,    educational,    health/safety   and    recreational   affiliations. 

o      Industrial/Manufacturing    -   These   activities   are   limited   in   the   residential 
South    End   but   can    be   compatible   neighbors.      High   tech   assembly,    and 
light  manufacturing   which    require   small   floor   areas   would    be   the  major 
focus. 
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o     Open   Space   -    Improved    land   set  aside  for   passive  and   active   recreational 
use. 

These   uses   inherently   reflect  a    level   of  activity   that  for  the   purpose  of  this 
discussion   will   be   paralled   with    public   access.        As   an   example,    a    retail    use, 
such   as   a   convenience   store   will    have   many   more   people   passing   through    its 
doors   over   time  than   a   residential    townhouse.      The  following   map   has 
attempted   to   show   more  than   just   the   straight   land   use   designations.      The 
map   reflects   uses   by   intensity   concentrating   on   commercial   and    institutional 
uses  and  also  shows   intensity   relative  to  building   form.      The  conjecture  is 
that   higher   density   of  building   also   produces   greater  activity.      The   lower 
density   structures   that   are   indicated   on   the   floor   diagram   are   dropped   off 
this   map   to   reinforce   the   concentration   of  these   high   activity   uses. 

Urban   Typologies 

In   order   to   categorize   the   streets   and    buildings   of   the   South    End    into   their 
discernable   groups   by   common   elements,    we   will   overlay   these   groupings   to 
establish   urban   typologies.      The   following   map   reflects   the   basic  organization 
of  the  South    End   again    relative   to   density   and   activity   diagramatically .      The 
north-south   corridors   carry   more   traffic   and   accommodate   higher  density 
development.      This   does   not   imply   that  there   are  only   two  typologies   of  street 
and   building    relationship   but  that  two  major  differentiations  can   be  made 
initially.      These  would   be  the   low   density   residential    rowhouse   street  with   or 
without   square   and   the   higher   density   mixed-use   arterial    street. 
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The   higher  density   mixed-use   arterial    street   basically   implies   that  these 
streets   can   accommodate  many  different   uses   and   building   forms.      This   is 
evident   not  only   by   the   different  typology   that   make   up   of  the  arterial 
corridors   in   South    End    (Columbus   Avenue   being   different  from   Washington 
Street)   but  also  by  the  changing  composition  of  typologies  along  the  corridors 
themselves.      This   latter   point   is    reflected   in   the   difference   between 
Washington   Street   near   Blackstone  Square   versus   Washington   Street   near 
Massachusetts   Avenue.      A   more  complete   listing   of  the  typologies   would   be: 

1.  Residential    rowhouse  street  with  or  without  square. 

2.  Arterial    residential    street  which   have  denser   residential   development  and 
limited  commercial   activity   (typical   of  Columbus  Avenue  and   parts  of 
Tremont). 

3.  Mixed-use   residential/retail    street   (Washington   Street). 

4.  Institutional/Industrial   arterial    (Harrison/Albany). 

These  are   the   basic   typologies   that  exist   in   the   South    End   and   it   is   these 
types  that  new  development  should  compliment. 

Each   type   gains   strength    by   its   unity   and   completeness.      Thus   a   street  of 
rowhouses  with   a  few  vacant   lots   is  much   improved  when   buildings  of  similar 
scale   and   materials   are   used   to   "fill    in"   the   gaps.      As   the   urban   form   of 
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streets   and   blocks   establishes   these   continuous   street  wails,    the  open    spaces 
that  are   created   become  more   precious   and   unique  through   the  difference   in 
the  figure   and   ground. 

Thus   we   establish   two  major   premises  of  the   urban    infill    strategy: 

1.  Design   new  development  to  continue  the  existing   pattern  of  use  and  form 
to  add  order  and   completeness  to  the  streetscape. 

2.  Use  the  architecture  to  frame  and   reinforce  the  open   spaces,    not  just 
locating  them   randomly  on   leftover  sites. 

A   closed   analysis  of  these  types   indicate  there  are  marked   differences  in   their 
composition.      Their  buildings  vary   in   height  and   scale,    use  and   incorporation 
of  open   space. 

A  further  assimilation  of  the  existing   Victorian   fabric  of  the  South    End 
produce  the   following   distinctions.      Also   incorporated   are   elements   which   may 
not   be   consistently  found    in   this   district   but  are   desirable. 

1 .        Residential    rowhouse  street 

o      Height  and   scale:      The   predominant   building   height,    is   55   feet  The 
proportion   of   the   units   reflects   the   rowhouse   model   typically  20  feet 
in   width. 
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o     Use:      This  type   is  exclusively   residential.      On  feeder   streets, 

mid-rise   structures   of  5  or  6   stories   are   desirable.      For   residential 
streets,    rowhouses  of  3  or   4   stories   are   preferred. 

o      Open   space:      This   scale  of   housing    provides   private   "backyard" 

open   space   with   vehicular   access   for   parking   or   a   common   courtyard 
is   provided   over   structured    (underground)   parkings.      The   units 
are   set   back   from   the   street   in    line   with   the  existing   structures   to 
provide   some   green    buffer. 


2.         Residential   apartment  on    urban   arterial 

o      Height  and   scale:      The   height   is   a   function   of  street  width, 

accessibility  and  open   space  but  usually  do  not  exceed   the  75  foot 
landmark   guideline,    producing   a   building   of  5   to   7   stories. 

o     Use:      On   the  active  arterial   street  with   pedestrian   and   vehicular 
traffic,    retail    use   is   preferred   over   residential   on   the   ground   floor. 
This   helps   to   prevent   the   nuisance  of  typical    street  activity  on   the 
housing   and   also   helps   to   enliven   the   street   while   providing   an 
important  function.       Residential    use   is,    of  course,    located   on   the 
upper   floors,    mostly   in    smaller   units   for   families  or   individuals 
desiring   the   active   street   environment   (not  generally   preferred   for 
children) . 

o     Open   space  and   parking:      Usable  open   space   is   provided,    usually 
in   a   courtyard.      Balconies   are  also  often   incorporated.      Parking 
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should    be   provided   underground.       If   located   on   a   mass   transit 
corridor,    the   number  of   spaces   meets   a   minimum    .75   per   unit   ratio. 

3.  Mixed   use  development  at   arterial   crossroads 

o      Height   and   scale:      The   height  along   the   street  follows   the 

predominant   building    height  of  adjacent   buildings.      Taller  elements 
are   set   back  off  the   street  to   increase  the   density   at  the   important 
intersections.      Height   along   street  and   overall    should   generally   does 
not   75  feet. 

o      Use:      A   variety   of   uses   are   included   at  these   locations.      Ground 
floor   retail    is   required.      The   upper   floors   are   either  office  or 
residential   or   both.       If  the   site   is    large   enough,    intermediate   levels 
of  parking   versus   underground   may   be   feasible. 

o     Open   space:      Open   space   in   the   form   of  public   plazas   or   gardens   is 
desirable. 

4.  Institutional/Industrial    arterial 

o      Height  and   Scale:      The   building   height   at  the   street   should   not 
exceed   the   75'    landmark   guideline.      The   use   requirements   dictate   a 
different   scale  of   building   would   be  found   along   this   artery,    with 
the  floor   plates   exceeding   10,000   square  feet.      Taller   elements   are 
permitted   set  back  from  the  street. 


UDD/A/110587/13 


o      Use:      The   institutional    and   industrial    uses    (with   commercial    uses 

included)   tend   to   limit  the   street  activity   to  the   daytime   9  to   5.      To 
increase  the   active   period   ground   floor   retail   and    high   density 
residential   uses   should    be   encouraged. 

o     Open   Space:      Courtyards   and   other   forms   of  passive  open   space   are 
included   for   relief  from   the   high   densities.      Parking    is   provided   in 
above   grade   structures   or   underground. 

Existing   Conditions 

What  we  have  attempted   to  do  with   this   stage  of  the  analysis   is   to  understand 
Washington   Street's   relationship   to  the  South    End;    establish   some   formal   and 
functional   parameters  that  can   guide  the  corridors   redevelopment  and   ensure 
that  these  parameters  are  feasible.      This  analysis   has   shown  Washington 
Street  as   a   major  artery  of  the   South    End,    different  than   the   cross   streets   of 
townhouses.      What   is   to   be  determined   next   is   the  type  of  artery   that   is   most 
appropriate.      The   residential   boulevard,    the  retail/residential   boulevard,    the 
retail/commercial    boulevard,    or   a   combination   of  some  or   all   of  these. 

The   redevelopment  strategy   for   the   corridor   has   been    reiterated;    to   utilize 
the   street  as   a    local   arterial   that   provides   access   to  downtown   and   is   a   focus 
of  the   South    End.      This   objective   can   be   reflected    in    several   conceptual 
forms;    as   a   residential    boulevard,    as   a    retail/residential    boulevard,    as   a   retail 
commercial   corridor  or   as   a   combination   of  all   three. 
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If  the   need    is   to   preserve   and   strengthen   the   existing   South    End   fabric   and 
meet  the   needs   of  the   surrounding   community,    then   an   understanding   of  that 
community   and   context  must  first   be   attained.      The   analysis   in   the   previous 
section   has   provided   a   general    picture  of  the   South    End   and   Washington 
Street.      A   more  specific   inventory  of  the  existing   conditions  along  Washington 
Street   is   now   needed. 

Land    Use 

The   map  shows   the   land   uses   along   the   corridor   both    by   category. 

l/^         and   spocific   occupant'.      Of   particular   note   is   the     (tf^t'-ijf/^l'^''"'^''''        of  vacant 


land   and   building   and   the   concentration   of  commercial   and    institutional    uses. 
The   important   landmarks  or  the  concentration   of  specific   uses   often   become 
focal    points     n  ii>»    .r.     '  '  as   district   sections,    such   as   the   business   activity 

around   the   Holy   Cross   Cathedral.      These   land   uses   therefore   become   a 

/yiauir CP-nW''^^'~  in   forming   the   patterns   of  development   for  the 

corridor. 

Building   Type 

The   following   map   indicates   the  different  building   types   along   the   corridor. 
Common    building   types   also   reinforce   development   patterns.      An   example  of 
this   is   the   low   rise   buildings   along   Washington   between    E.    Berkeley   and 
Harold   Street  which   collectively  form   the   image  of  a   warehousing/manufacturing 
district.      Also   noted   are   important   landmarks   and    historic   structures. 
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Subdistricts 

The   uses   and   building   type  combined    reflect  areas   with   common    structure. 
The  crossroads   are  exclusively   townhouses   with    residential    use  thus   are 
l,/nA^Ki^'^'-<-         as   local    residential    streets.      However,    Washington   Street   does   not 
have   this   singular   image,    it   has   many   different  sub-districts.      The  following 
is  a  summary  of  these: 

Teradyne/East   Berkeley 

This   is   an   industrial/manufacturing   area   of   predominantly   1-story,    masonry 
structures.      The  exceptions   are  the   19th   century   buildings   at   Washington   and 
Berkeley   and   the   Teradyne   Building   which    is   twelve   (12)   stories. 

Cathedral 

With  the  Cathedral  of  the  Holy  Cross  as  the  focus,  this  district  consists  of 
predominantly  19th  century  retail  and  commercial  buildings  and  Archdiocean 
structures.      Vacant   and   underutilized    land   also   predominates   this   district. 

B I  ackstone- Franklin 

These  grand   Victorian  open   spaces  are  framed   by  private  and   public 
institutions  and    residential   development. 
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Massachusetts   Avenue 

The   intersection   of  Massachusetts   Avenue  and   Washington   Street   plus   the 
Northampton   Orange   Line   stop   have   created   the   market   for   retail   activity 
(ground   floor).      As   a    result,    this   district  of   19th   century   commercial   and 
residential    buildings   developed.      Vacant   land   and   modern   development 
establish   boundaries   and   weaken    this   district. 

Derby   Park 

Urban    renewal    produced   this   aggregation   of   uses;    new   high-rise   apartments, 
major  open   space,    commercial   and   industrial   activity  and   vacant   land.      This   is 
a  fringe  area;    in  transition. 

These   different   images   of  Washington   Street   show   that   a   single   vision   for   the 
corridor   is   not   practical.      Washington   Street   cannot   become   exclusively   a 
residential    boulevard    nor   can    it   accommodate  continuous   ground   floor 
commercial   activity.      A   revitalization   plan   should   focus  on   building   upon  the 
positive  components   of  each   subdistrict,    while   reinforcing    its   role   as   an 
arterial    connecting   the   South    End   to   Downtown. 

Planned    Improvements 

Several    projects   planned   for   the   corridor  will    impact  future   development. 
Some   effect  the   entire   corridor   while  others   only   impact   specific   districts. 
This   section   highlights   those   planned    improvements. 
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MBTA   Orange   Line   Demolition   and    Replacement 

As   part  of  the  Southwest  Transit   Corridor   improvements,    the   existing   elevated 
rail    line   is   to   be  demolished.      This   demolition   will    be  followed   by  the 
reconstruction   of  Washington   Street  and    implementation   of  a   replacement 
service.      The  final    replacement   service   report  will    recommend   a   mass   transit 
service  for  the   area   currently   served   by   the   Orange   Line.      However,    this 
report  has   not   been   completed   and   a   publication   date   has   not   been    set.      The 
following    information   highlights   the   issues   and   current   replacement 
alternatives   under   investigation.      <5-i^   A/?^r>-'-.7/x. ., 

BRA   Projects 

A    number  of   BRA    redevelopment   efforts   are   currently   underway  along   Washington 
Street.      Some   effect  the   entire   corridor,    however   most   are   more   related   to 
each   subdistrict. 


SENHI 


The  South    End    Neighborhood    Housing    Initiative   proposes   to   advertise   10 
vacant  buildings   and   parcels   of   land   for   the   production   of  housing.      The 
location   of   several    parcels   suggest   that   ground   floor   uses  other  than 
residential   would   be   in    the   best   interest  of  the   corridor.      These   parcels   and 
the   proposed   uses   and   forms   are   included    in   the   illustrative   plan   of  this 
report   (see   page  ). 
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1134  Washington   Street 

This   building   is  to  be   rehabilitated  for   retail/manufacturing/artist  housing. 
The  project  should   be  completed   by  fall,    1987. 

1154  Washington   Street 

This   buildings   has   been   designated  to   Boston   City   Lights  and   will   be 
rehabilitated   for   retail   and   performing   arts   uses. 

1777-89  Washington   Street 

These  two  buildings   are  proposed   to   be   rehabilitated   for  ground   floor   retail 
with   housing  above. 

Cathedral    Housing   (Boston   Housing   Authority) 

Plans  are  underway  to   rehabilitate  the  units  of  the  Cathedral    Housing 

Project.      The  construction   should   begin   by  and   should 

have  a  major  impact  upon   improving  conditions   in   this  area. 

Archdiocese  of  Boston    -   Cathedral   Area  Master   Plan 

The  Archdiocese  has   been   tentatively  designated  to  develop   Parcel   32C . 
Their  desire  is  to   redevelop  the  Cathedral  of  the   Holy  Cross   into  the  major 
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focal   point  of  an   Archdiocesan   Center  with   a   new  high   school,    retirement 
center,    housing,    offices,    etc.      The  schedule  for  implementation  of  the  plan 
has   been   delayed   by  the  future   "T"    improvements. 


Washington  Street 

The  previous   section   of  the   report  has   set  Washington   Street  in   context. 
This   corridor   is  one  of  several    north-south   arteries    linking   a   Boston   inner 
neighborhood   to   downtown.       It   has   the   potential    to   support   retail    commercial 
activity  and   at   least  a   higher  density  of  residential   development  than   the 
single-family  townhouse  model   that  comprises  much   of  the  South    End.      A 
reference  was   also  made  to  the  possible  scenarios  or   "visions"    for  the  future 
of  the  corridor.      Should   the  emphasis  of  redevelopment  efforts   be  directed 
toward   recreating   a  commercial   corridor  or   to  a   lesser  degree  a   high   density 
residential   corridor  with   ground  floor   retailing?      Another  alternative  would   be 
to  create  a   residential    boulevard    in   the  spirit  of  Commonwealth    &">!  ilHwnrd.  A^'=^-'-j^^, 

Washington   Street   from   the   Mass   Turnpike   to   Melnea   Cass    Boulevard   has   many 
different  faces;    some  office-industrial,    some   residential.      To  have  a   single 
image  of  Washington   Street  might  well    be  impractical.      If  the  objective  of  a 
revitalization   plan    is   to   preserve   and   strengthen   the   existing   South    End 
fabric;    to  meet  the  needs  of  the  adjacent  community;    a  thorough   study  of  the 
existing   corridor  is   necessitated.      This   next  section   will   do  just  that,    look  at 
the  land   uses,    the   buildings  and   special   features  of  the  corridor  creating   a 
base  of  information.      Alternatives  and  guidelines  can  then   be  developed   to 
strengthen   and   build   upon   the  existing   condition   always   reinforcing  the 
corridor  while  still    knitting  the  community  together. 
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Land    Use 

The   landuse   along   Washington   Street   Corridor  are   reviewed   for   several 
reasons.      They   indicate   existing   uses   to   reflect   what   is   compatible  and   what 
is   needed.      By   indicating   specific   uses   such   as   public  owned   vacant   land   and 
buildings,    potential    quick   impact   projects   can   be   isolated.      The  organization 
of  uses   can   also   reflect   subdistricts   that  collectively   make   up   the   corridors. 

/>»-■■'-' 

,,-■•.(,-1  •   I,  , 

The  one  thing   that  those   diagrams    indicate   is   that   no   single   image  or 
consistent  use  can   work  along  Washington  Street,    the  existing    range   is  too 
diverse.      As   a   result,    the  corridor  can   be  divided   into  subareas  each   with   its 
own   strength   and    new   development  can    focus   on    supporting   that   strength. 
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